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Dear Readers, 

The State of Maryland is in the unique position of owning a diverse real estate portfolio which includes some of the oldest buildings 

in the United States.  Although caring for these properties can present challenges, they embody an untapped potential for 

redevelopment.  Preserving and re-purposing these properties will benefit the State by improving environmental outcomes, creating 

jobs, and generating economic returns through strategic community revitalization.    

When we embarked on this study, we knew it was important for three key reasons:  the size of the inventory, the cost of building 

maintenance, and the potential return on investment from responsible redevelopment.  The large inventory of historic state-owned 

buildings includes more than 1,200 structures between just four state agencies. The maintenance of this inventory is expensive, yet 

the expense is still not sufficient to prevent deterioration. The Maryland Department of Health, for instance, spends more than $2.5 

million on grounds maintenance and security on an inventory of pre-1970 buildings, the majority of which are not currently in use. 

At the same time, there is inherent value in this inventory which the state could leverage for financial gain.  Although there are 

challenges, we must prudently evaluate the opportunity to reinvest this value.  By recapitalizing on our previous investments, we 

can preserve our history, protect our environment, and revitalize our communities for the benefit of future generations of 

Marylanders.    

Cumulatively, the recommendations in this study create a strategic roadmap for entrepreneurial historic preservation. As the report 

lays out, in order to succeed we need to invest early in thoughtful planning to guide the pre-disposition process and consider 

alternative preservation mechanisms that include public-private partnerships, and/or ground-leasing to ensure proposed uses that 

recognize market realities.  Decreases in redevelopment costs and delays can be achieved by creating project specific building code 

guides and assessments that will streamline the rehabilitation process.  To incentivize private sector investment at these sites, we 

must consider leveraging and expanding federal and state incentives that have the potential for unlocking future income for the 

State.  

Over the next three to five years, the State will be seeking to divest itself of multiple historic complexes like those addressed by this 

report.  These buildings, after thoughtful pre-disposition planning, could be repurposed for use, allowing the state to realize the 

economic impact of revitalization.  For every $1 million dollars spent on historic preservation, approximately 6.4 direct jobs and 5.6 

indirect jobs are generated in the state economy! ¢Ƙƛǎ ƛǎ ƻǳǊ ƻǇǇƻǊǘǳƴƛǘȅ ǘƻ ŎƘŀƴƎŜ aŀǊȅƭŀƴŘΩǎ ŀǇproach from one of estate sale 

manager - at below market rates - to that of a thoughtful developer with a holistic view of preservation, community revitalization, 

and environmental sustainability. 

It has been a pleasure to serve on the Redevelopment of Historic Government Complexes Steering Committee over the past nine 

months.  We would like to thank the incredibly talented multi-disciplinary extended team, led by Cherilyn E. Widell, Principal, Widell 

Preservation Services, David L.R. Shiver, Principal BAE Urban Economics, and Patrick Sparks, President, Sparks Engineering, Inc. for 

their work on this project.  We have given serious consideration to the preservation and redevelopment of historic state-owned 
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complexes in Maryland.  We encourage our readers to think about the possibility these recommendations present both in your 

locality and across the state.  Together, we can capitalize on the value of our history in order to preserve it. 

Sincerely, 

Robert S. McCord  Maryland Secretary of Planning  State of Maryland  
Senator Katie Fry Hester  Maryland Senate  State of Maryland  
Delegate Regina Boyce  Maryland House of Delegates  State of Maryland  
John Renner  Vice President of Development, Cross Street Partners  Private Sector  
Nicholas Redding  Executive Director, Preservation Maryland  Non-profit Sector  
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Executive Summary  
This Study was mandated by Senate Bill 741 which directed the Secretary of Planning to contract 

with a consultant to conduct this Study on the adaptive reuse of historic properties located within 

divested state or federally owned historic complexes. The Study has identified key success factors 

and primary obstacles to the preservation and redevelopment of historic properties and developed 

recommendations and an historic resource package of existing, new and improved enticements 

and programs that could be applied to support projects.   

KEY BARRIERS 

State Historic Tax Credit Program:  With a $3 million per project cap and $9 million annual 

appropriation, aŀǊȅƭŀƴŘΩǎ wŜǾƛǘŀƭƛȊŀǘƛƻƴ ¢ŀȄ /ǊŜŘƛǘ tǊƻƎǊŀƳ ƛǎ ƴƻǘ structured adequately to 

benefit the redevelopment of former state-owned complexes. 

Land Use Restrictions:  Redevelopment options for historic complexes are unduly limited by 

restrictions on site planning, use, and density caused by legislation, policy, regulation, 

easement stipulations, and competing local stakeholder interests. 

Condition Assessment Information:  State-owned historic complexes are not being 

adequately assessed or evaluated prior to disposition leading to a devaluation of the asset, 

uncertainty, and a lack of interest from developers and investors. 

Disposition Pre-Planning:  The State lacks a consistent approach and the expertise to plan and 

implement the disposition of its historic complexes through comprehensive upfront land use, 

business planning and entitlement work that would enhance the value of these properties 

and potentially accelerate their disposition. 

Preservation Maintenance:  State agencies are not adequately maintaining historic building 

complexes before or after disposition.  This lack of maintenance ultimately leads to widened 

funding gaps for redevelopment due to severe structural deterioration. 

1 

3 

4 

5 

2 
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RECOMMENDED POLICY AND LEGISLATIVE ACTIONS 
The Consultant Team has formulated a set of recommendations, summarized here, that will advance the redevelopment of the three case studies as 

well as other historic complexes that are planned for disposition in the future. 

Adopt New Provisions in the Maryland Historic Revitalization Tax 

Credit Specifically Targeted to Divested Government-Owned 

Complexes:  !ŘƧǳǎǘ ŜȄƛǎǘƛƴƎ ǇǊƻƎǊŀƳǎ ǘƻ ΨƳƻǾŜ ǘƘŜ ƴŜŜŘƭŜΩ ƻƴ 

financing the redevelopment of divested historic complexes:    

1.1.1 Provide incentives in the MD Historic Revitalization Tax Credit 
program specifically targeted to the redevelopment of state-
owned historic complexes, by eliminating the per-project and 
annual appropriation dollar caps. 

1.1.2 Increase the MD Historic Revitalization Tax Credit by 5 percentage 
points from 20% to 25% for divested government-owned historic 
complexes. 

1.1.3 9ǎǘŀōƭƛǎƘ ŀ άŎŀǘŀƭȅǘƛŎ ŎŀǘŜƎƻǊȅέ ƛƴ ǘƘe MD Historic Revitalization Tax 
/ǊŜŘƛǘ ǇǊƻƎǊŀƳ ǇŀǘǘŜǊƴŜŘ ŀŦǘŜǊ hƘƛƻΩǎ ǎǘŀǘŜ ƘƛǎǘƻǊƛŎ ǘŀȄ ŎǊŜŘƛǘΦ  

1.1.4 Permit the MD historic revitalization tax credit to be transferred 
by developers to third parties. 

1.2 Provide an option for property tax abatement in addition to tax 
increment financing. 

1.3 Take advantage of opportunities to expand zones / designations. 

1.4 Increase funding for the Strategic Demolition Fund and improve 
access to this fund for divested government-owned properties. 

1.5 Support the development of Maryland-only Community 
Development Entities that maximize the use of the federal New 
Market Tax Credits Program. 

1.6 Explore the creation of a MD New Markets Tax Credit Program. 

1.7 Explore the creation of a PACE program targeting the use of 
private capital to finance rehabilitation and remediation of 
formerly state-owned historic complexes. 

1.8 Explore partnering with Preservation Maryland and its 
recently launched Campaign for Historic Trades. 

Pre-Disposition Due Diligence and Planning:  To expedite 

disposition of historic complexes in a cost-effective manner and 

generate value to Maryland, a consistent, adequately funded 

approach should be established:   

2.1 Use or rehabilitation of available existing historic buildings 
instead of acquisition, new construction, or leasing when 
practical as mandated by the Maryland Historic Trust Act of 
мфур όάǘƘŜ !ŎǘέύΦ 

2.2 Conduct preservation maintenance, including mothballing to 
limit asset degradation per the Act. 

2.3 Conduct historic property surveys, condition assessments, 
monitoring, and reporting. 

2.4 Establish a dedicated state-level Historic Complex Disposition 
Team. 

2.5 Adequately fund due-diligence and pre-disposition planning. 

2.6 Mandate timelines and standards for planning 
redevelopment. 

MHT Easement Program:  Build upon recommendations set 

ŦƻǊǘƘ ƛƴ aI¢Ωǎ 5ŜŎŜƳōŜǊ нлму wŜǇƻǊǘ ƻƴ ƘƛǎǘƻǊƛŎ ŜŀǎŜƳŜƴǘǎΥ     

3.1 Revise if, when, and how historic easements are 
formulatedτtarget formulation during due diligence and 
planning phase prior to conveyance. 

3.2 Formulate a preservation or mitigation strategy to satisfy the 
needs and conditions of individual properties. 

2 
1 

3 
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Codes, Standards, and Historic Rehabilitation Treatments:  It is 

important to resolve potential conflicts among codes, historic 

preservation requirements, and Historic Revitalization Tax Credit 

guidelines prior to conveyance.  Doing so streamlines compliance for 

the developer.    

4.1 Establish project-specific guide to codes, standards, and historic 
rehabilitation treatments. 

4.2 Prepare a thermal and moisture protection model of a 
representative building as part of the pre-disposition planning 
process. 

4.3 Determine in the pre-disposition phase the extent of deterioration 
and whether dangerous conditions, distinct life safety risk, or 
substantial structural damage exists, on a per-building basis. 

4.4 Prepare in the pre-design phase a Fire and Life Safety assessment 
with guidance for the expected range of occupancies. 

Conveyance Strategies and Terms:  Maryland should formulate a 

disposition strategy, utilizing a variety of conveyance 

mechanisms: 

5.1 9ȄǇƭƻǊŜ ƎǊƻǳƴŘ ƭŜŀǎƛƴƎ ƘƛǎǘƻǊƛŎ ŎƻƳǇƭŜȄŜǎ ŀǎ ǘƘŜ ǎǘŀǘŜΩǎ ǇǊŜŦŜǊǊŜŘ 
conveyance.  

5.2 When the state or a locality invests in a redevelopment project, 
sales agreements or long-term leases can be structured for 
potential back end participation in the financial success of the 
project. 

Maryland Case Study Specific Recommendations:  The Consultant 

Team recommends a set of actions to support the redevelopment of 

the three Maryland case studies. Please refer to page 46 for a list of 

these recommendations. 

 

4 

 

5 

 

6 
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Background and Charge of Steering Committee 
The disposal of excess and underutilized historic real property by state and federal government 

agencies is often challenged by competing stakeholder interests, regulatory constraints, large 

funding gaps, geographical location, local real estate market strength, and site planning limitations.   

This study was mandated by Senate Bill 741 which directed the Maryland Secretary of Planning to 

contract with a consultant to conduct a study on the adaptive reuse of historic properties located 

within the state that are or were owned by the state or the federal government. The Study 

identifies key success factors and primary obstacles to the preservation and redevelopment of 

historic properties and develops a historic resource package of recommendations related to the 

ǎǘŀǘŜΩǎ ƘƛǎǘƻǊƛŎ ǊŜƘŀōƛƭƛǘŀǘƛƻƴ ǘŀȄ ǇǊƻƎǊŀƳ ŀƴŘ ƻǘƘŜǊ ƛƴŎŜƴǘƛǾŜ ǇǊƻƎǊŀƳǎΣ ŜŀǎŜƳŜƴǘ ǇǊƻƎǊŀƳΣ and 

process and standards that could be applied to support projects.   

This study was performed under contract with the Maryland Secretary of Planning in coordination 

with the Maryland Historical Trust (MHT).  It examines: (i) successful preservation and 

redevelopment projects of complexes within Maryland that are or were government-owned; (ii) 

the challenges of preserving and redeveloping such historic complexes; and (iii) recommend 

solutions. 

The legislature found that it is in the public interest to identify solutions in support of the 

redevelopment and adaptive reuse of historic campuses and complexes in a manner that is 

economically feasible, results in positive preservation outcomes, supports local community 

development goals, and considers exceptional circumstances.   

The purposes of the study are to: 

¶ Identify the elements common to the successful redevelopment of complexes and 

campuses, based on an analysis of selected completed projects;  

¶ Identify the challenges of projects that have yet to begin and analyze how existing 

programs may offer solutions to the challenges; 

¶ Make recommendations on changes to existing programs and regulations or the 

development of new programs leading to a historic resources package to be considered by 

the Secretary of Planning and the General Assembly for the 2020 Legislative Session;
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¶ Identify existing federal, state, and local governmental and private programs and resources that have been used to support 

preservation and redevelopment projects, demonstrating both the limitations and positive impacts of such programs;  

¶ Identify primary obstacles and key success factors to the preservation and redevelopment of historic properties, including 
how specific components contribute to the cost-value balance of a project; and 

¶ Demonstrate how the historic resource package of new programs could specifically impact the redevelopment of the 

Divested Maryland Historic Complex Case Studies. 

The study focused on complexes consisting of multiple buildings that are or were owned by the federal government or the state. 

The study identified how major components contribute to the delicate cost-balance of a project, including: 

¶ Structural conditions; 

¶ Environmental and health considerations; 

¶ Local community economic development goals; 

¶ Prevailing market real estate conditions; 

¶ Material, labor, and other regulatory requirements; and 

¶ Available tax credits and other incentives. 

The Consultant Team also developed a historic resource package of existing new and altered enticements, programs, and resources 

that can be applied to support the preservation of campuses and complexes, including: 

¶ Existing federal, state and local governmental and private programs and resources that have been used or can be used to 

support projects such as the preservation of campuses and complexes; 

¶ Potential new support programs that could be created to help support projects such as the preservation of campuses and 

complexes and 

¶ Regulatory changes that might be effective in balancing financial, fiscal, economic development, preservation, and local 

community goals. 

Finally, the Consultant Team developed three case studies of historic complexes not yet preserved or redeveloped, and exemplify 

how the major components outlined contribute to the delicate cost-value of the project and demonstrate how the historic resource 

package developed could positively impact the redevelopment of the historic complexes or campuses. 
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Methodology 
This SǘǳŘȅ ƛŘŜƴǘƛŦƛŜǎ ǘƘŜ ŎƘŀƭƭŜƴƎŜǎ ƻŦ ǊŜŘŜǾŜƭƻǇƛƴƎ aŀǊȅƭŀƴŘΩǎ ƘƛǎǘƻǊƛŎ ƎƻǾŜǊƴƳŜƴǘ complexes 

through a synthesis of case studies: three undeveloped properties and three successfully 

developed properties.  The Team chose three undeveloped Maryland historic complexes (Glenn 

Dale, Warfield, and The Tome School) from among properties identified by the Steering 

Committee.  They are located in urban, suburban and rural locations in different parts of Maryland. 

We also reviewed three fully redeveloped historic complex projects outside of the state to extract 

key concepts that helped make those projects successful.  These projects are Fort Monroe, VA; 

Liberty at Lorton, VA; and Liberty Station, San Diego, CA. Each selected case study is a currently or 

previously federal or state-owned complex consisting of multiple buildings on acreage parcels, with 

more than 50,000 square feet in total gross floor area.  

The Consultant Team drew on its prior experience to look at factors identified by the Steering 

Committee including structural conditions, environmental and health considerations, local 

economic development goals, prevailing market and real estate considerations, and materials, 

labor and other regulatory requirements.  

Our findings and recommendations are based upon our on-site observations at the three 

undeveloped Maryland properties and our review of policies, guidance, and other governing 

regulations, as well as interviews with representatives for the identified complexes. This report 

provides specific commentary on several regulatory and policy issues and makes recommendations 

on approaches to rectify certain apparent barriers to redevelopment.  The study recommendations 

are necessarily based upon the professional judgment of the Consultant Team.  Further 

development of the recommendations is needed prior to implementation.   
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Divested Historic State Complex Case Studies  
In collaboration with the Steering Committee, the Consultant Team selected the Glenn Dale, Warfield and The Tome School 

complexes for assessment and evaluation.  Table 1 provides a summary of basic information for each historic complex. 

Table 1: Three Divested Historic State Complexes Case Studies 
Bas ic  In format ion  G lenn  Da le Wa r f ie ld The  Tom e Schoo l 

Location  Glenn Dale, Prince George's 
County 

Sykesville, Carroll County Port Deposit, Cecil County 

Acres  216 75 50 
# Buildings  23 22 13 
Ownership  Maryland - National Capital 

Park & Planning Commission 
Warfield Companies Bainbridge Development 

Corporation 
Ownership   Bi-County Agency Private developer State-chartered EDC 
Historic Designation  Glenn Dale Tuberculosis 

Hospital and Sanatorium 
National Register of Historic 
Places (2011) 

Springfield State Hospital 
²ƻƳŜƴΩǎ CŀŎƛƭƛǘȅ National 
Register of Historic Places 
(2000) 

Tome School for Boys Historic 
District  
National Register of Historic 
Places (1984) 

Local Historic Designation  None Locally Designated None 
Contributing Structures  17 16 13 
Easement Held by MHT  Statutory requirement limits 

development, there is no 
MHT easement. 

Easement held by MHT with 
design review conducted by 
Sykesville Historic District 
Commission 

MHT plans to acquire an 
easement upon transfer of 
the property out of state 
ownership 
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GLENN DALE 

Background and Location 

Glenn Dale Tuberculosis Hospital and Sanatorium was built in 1933.  The 

complex is historically significant for its role in the treatment of 

tuberculosis and as an example of an early 20th century therapeutic 

campus.    

Glenn Dale was closed in 1982 and ownership transferred to the Maryland 

- National Capital Park and Planning Commission in 1994.  A state statute 

limited the use of this property as a continuing care retirement 

community, but no qualified developers were identified for this use.  The 

restriction was not repealed until 2018.   

 

The facility is located on a 206.11-acre tract and the buildings are spaced at large distances from one another.  The property is 

located 15 miles outside Washington, D.C.  

Buildings and Grounds 

The buildings at the Glenn Dale site can generally be divided into three groups:   

¶ The two hospital buildings are the largest on the site and have reinforced concrete frames and floor plates.  These two 

buildings have mostly retained integrity of the exterior masonry walls and floor plates.  The roof structures are wood-framed 

and are likely deteriorated. 

¶ Intermediate-sized buildings (such as dormitories, administrative buildings and the boiler plant) have exterior load bearing 

masonry walls with steel joists and concrete slabs on a metal deck.  These buildings have also retained integrity of the 

exterior brick walls and floor plates, though the risk of corrosion to the steel framing is quite high, particularly where the 

steel is embedded in the masonry walls. 

¶ The various staff-quarters buildings are wood-framed with brick veneer, and they appear to be severely deteriorated. 

Rehabilitation of these buildings to any historic standard may not be feasible.  
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The site has remained vacant for almost four decades and has suffered from vandalism and deterioration.  Many of the buildings at 

Glenn Dale clearly exhibit hazardous or dangerous conditions1, distinct life-safety risks, and in the case of the staff quarters, 

substantial structural damage, per the International Existing Building Code.  These are important compliance triggers2 that will affect 

how the project is perceived and treated by the design team and building official, unless it can be shown that the underlying 

structure is sound enough to be repaired.   

Redevelopment Status 

According to M-NCPPC it is likely that the available utilities to the site may be inadequate to support a feasible redevelopment, and 

major infrastructure upgrades may be required.  While no historic preservation or conservation easement has been placed on the 

property, it is subject to a Maryland Land Use Code provision (Section 17-402) that mandates that 150 undeveloped acres be 

maintained as part of the M-b/tt/ ǇŀǊƪ ǎȅǎǘŜƳ ŀƴŘ ǘƘŜ сл ŘŜǾŜƭƻǇŜŘ ŀŎǊŜǎ άǇǊŜǎŜǊǾŜ ǇƻǊǘƛƻƴǎ ŀƴŘ ŦŜŀǘǳǊŜǎ ƻŦ ǘƘŜ ǇǊƻǇŜǊǘȅ ǘƘŀǘ 

ŀǊŜ ƘƛǎǘƻǊƛŎŀƭƭȅΣ ŀǊŎƘƛǘŜŎǘǳǊŀƭƭȅΣ ŀƴŘ ŎǳƭǘǳǊŀƭƭȅ ǎƛƎƴƛŦƛŎŀƴǘΦέ 

Because of the high degree of deterioration at Glenn Dale, it is necessary to prepare a thorough condition assessment and 

reevaluate the integrity of the remaining character-defining elements. The Alexander Company of Madison, Wisconsin, which 

successfully redeveloped the National Park Seminary Project in Montgomery County, MD, which was once part of Walter Reed 

Hospital, is currently planning to redevelop this site.   

 

 

 

 

(This space intentionally left blank) 

  

 
1 άThe building or structure has collapsed, has partially collapsed, has moved off its foundation, or lacks the necessary support of the ground; or 
there exists a significant risk of collapse, detachment or dislodgement of any portion, member, appurtenance or ornamentation of the building 
or structure under service loads.έ 

2 While historic buildings are exempt under the IEBC from the substantial structural damage provisions engineers and building officials are not 

always aware of or favorable to that exception.  In the case of distinct life-safety risks and dangerous or unusually hazardous conditions, the 

building official has broad authority to disallow exceptions. 
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WARFIELD  

Background and Location   

The Warfield Complex is a National Register-listed and locally 

designated historic district located in Sykesville, Carroll County, 

Maryland. It comprises the historic core of the women's facility at 

Springfield State Hospital, a public mental institution that was 

developed over the period of 1898 to 1939. The site was selected 

for Springfield State Hospital because it was close to leading 

medical and mental health care professionals at Johns Hopkins 

Hospital and Sheppard Pratt Hospital in Baltimore. The property 

contained natural springs and was well suited for farming, grazing 

and orchards which provided both therapeutic work and food for 

residents.   

Buildings and Grounds 

The complex has 16 buildings which contribute to the significance of the National Register Historic District. The complex displays a 

late 19th ŎŜƴǘǳǊȅ άŎƻƭƻƴȅέ ǇƭŀƴΤ ŀ ǘǊŀƴǎƛǘƛƻƴ ǘƻǿŀǊŘ ǘǊŜŀǘƛƴƎ ƳŜƴǘŀƭ ƛƭƭƴŜǎǎ ŀǎ ŀ ƳŜŘƛŎŀƭ ŎƻƴŘƛǘƛƻƴΦ   Multiple environmental reports 

from differing consultants have confirmed the buildings have lead and asbestos containing materials.  There are no obvious 

foundation problems and the building materials are generally of good quality and appear to be in fair to good condition.  The 

buildings at the Warfield complex are in better condition than Glenn Dale and The Tome School. 

Redevelopment Status 

The Maryland Department of Health surplused the Warfield complex in 1995 but the state of Maryland did not deed the property 

to the Town of Sykesville until 2001. 

The Town of Sykesville created the Warfield Development Corporation which was tasked with creating financing for projects and 

ǎǳōƭŜŀǎƛƴƎ ǘƘŜ ǇǊƻǇŜǊǘȅΦ  ¢ƘŜ ¢ƻǿƴ ŜƴǾƛǎƛƻƴŜŘ ǘƘŜ ǇǊƻǇŜǊǘȅ ǘƻ ōŜ ŀ ǇƭŀŎŜ ǘƻ άƭƛǾŜΣ ǿƻǊƪ ŀƴŘ Ǉƭŀȅέ ǎƻ ǘƘŀǘ ǊŜǎƛŘŜƴǘǎ ǿƻǳƭŘ ƴƻǘ have 

to leave town to go to work. In 2002, Sykesville issued Historic Preservation Guidelines, approved by the Maryland Historical Trust, 

for the Warfield Complex. These were followed by the Warfield New Construction Guidelines in 2010; these were revised in 2017.  

In October 2004 a perpetual easement was signed between the Town of Sykesville and the Maryland Historical Trust.  The document 

included 45 pages of photographic documentation entitled Exhibit A depicting all the contributing buildings on the property. This 

ŜȄƘƛōƛǘ ŘƻŎǳƳŜƴǘŜŘ ǘƘŜ ǇǊƻǇŜǊǘƛŜǎ ŎƻǾŜǊŜŘ ǳƴŘŜǊ ǘƘŜ ŜŀǎŜƳŜƴǘ ǘƘŀǘ ǘƘŜ άƎǊŀƴǘƻǊ ǎƘŀƭƭ ƪŜŜǇ ƛƴ ŀǎ ƎƻƻŘΣ ŎƭŜŀƴ ŀƴŘ ǎŀŦŜ ŎƻƴŘƛǘƛƻƴέ 
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in perpetuity. The easement and a subsequent Memorandum of Agreement (2011) define the respective roles of MHT and the 

Sykesville Historic District Commission in review of proposed rehabilitation and new construction on the site. 

The Warfield complex property sold to a private developer for $7.6 million in June 2018.  It had taken the Town of Sykesville 18 

years to sell the property; only three buildings comprising just 15 percent of the vacant space had undergone rehabilitation during 

that time period.   The money received by the Town from the sale was mostly used to pay for public road improvements to 

Springfield Avenue by the State of Maryland.  

The developer, Warfield Companies, now has control of the facility and is working toward revitalization with mixed residential and 

commercial use. 

THE TOME SCHOOL  

Background and Location  

The Tome School for Boys was founded in 1894, with most 

of the buildings dating from c. 1900-1905.  The school went 

into decline in the 1930s and was closed in 1941.  From 1942 

to 1974 it was used as the Naval Academy Prep School and 

Bainbridge Naval Training Center until deactivated in 1976.  

In 1978 the Susquehanna-Chesapeake Jobs Corps Training 

Center was located on the property.  In 2000, the site was 

transferred to the state of Maryland, which subsequently 

turned it over to the Bainbridge Development Corporation. 

The Bainbridge Development Corporation (BDC) was created 

by the Maryland General Assembly in 1999 to plan, initiate 

and oversee the activities necessary to convert the 1,200-

acre site into reuse opportunities which would maximize the 

economic contribution from the re-development.   

The historic property consists of 13 contributing buildings, 

roads and landscaping located on a cliff above the town of 

Port Deposit, 200 feet above the Susquehanna River. The 

property is approximately five miles from I-95, the main 

north/south artery on the East Coast. 
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Buildings and Grounds 

The buildings were designed by James Cameron MacKenzie of the architectural firm of Boring and Tilton who designed the U.S. 

Immigration Station at Ellis Island. The principal buildings are constructed of Port Deposit granite, an important building material 

that was used in the construction of Fort Monroe in Hampton, VA and countless churches and public buildings in the mid- Atlantic.   

Before and during ownership by the state of Maryland, The Tome School buildings were subjected to arson, fire, and vandalism. As 

with the other properties in this Study, there is little sign of foundation related distress in the buildings.  The granite and brick 

masonry walls are thick, well mortared, and without significant deterioration. However, it appears that the wood roof structures 

and interior framing of most of the historic buildings at The Tome School are severely deteriorated.  Most of the windows and doors 

are missing or badly damaged, and essentially all of the interior finishes are unsalvageable.  The wood-framed cottages are lost to 

decay.  Almost all buildings will probably fall under the International Existing Building Code categories of hazardous or dangerous 

conditions, distinct life-safety risks, and substantial structural damage. BDC has commercial liability insurance but no special 

coverage on the buildings at The Tome School.  

Redevelopment Status 

There are some site contamination issues (polycyclic aromatic hydrocarbons and heavy metals) at the Tome School property, though 

those concerns have been reduced somewhat by a revision in the state threshold criteria.  Asbestos and lead-based paint in the 

buildings are known by the BDC. The Tome School property has received environmental certification for future residential use.  

Because of the size and age of the site, major infrastructure investments for roads and utilities are expected to cost $40 million. 

The Tome School lies within the property owned by the BDC in Cecil County. MTPM, LLC holds the development rights for the entire 

BDC site. BDC will transfer ownership of the land to MTPM as they execute development parcels. The development rights and 

ownership for The Tome School site and one hundred acres in close proximity to the school site has been retained by BDC and will 

not be transferred to MTPM to allow for development of the school site.  The Maryland Historical Trust plans to place an easement 

on The Tome School property if it is transferred out of state ownership.  
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SUMMARY OF EXISTING CONDITIONS OF THREE DIVESTED HISTORIC COMPLEXES 
Although a condition assessment was not within the scope of this Study, we did observe 

the buildings at the three sites and developed the following general impressions: 

¶ The properties have been in a state of physical neglect for long periods of time, 
spanning decades. 

¶ Many of the buildings have substantial load-bearing masonry walls but the roofs 
and other wood framing are severely decayed. 

¶ Windows and doors, as well as interior finishes and features that may have been 

previously considered significant are in many cases now completely lost. 

¶ Smaller wood-framed buildings, such as cottages and staff quarters are severely 
damaged and, in many cases, not reusable.  

The severe extent of decay is directly proportional to the interval of time in which no 

substantive building maintenance is done.  This decay of the cultural resources has several negative impacts.  First, the decision to 

assign historic significance is based to a large extent on the level of physical integrity of the building elements.  The state of decay, 

however, is progressive, so the longer the facility is allowed to deteriorate, the less integrity it will retain.  A condition assessment 

done early in the process may have little meaning after even a few years of deterioration.   

Loss of integrity can mean a loss in significance.  For facilities like Glenn Dale, Warfield and Tome School, a re-evaluation of their 

physical integrity in light of current conditions is advisable.  Second, the lack of maintenance results in a loss of asset value to the 

state and increases the need for gap financing ς financing that the state often ultimately pays for through its Historic Revitalization 

Tax Credit and other incentive programs.  Third, without a condition assessment of undeveloped state-owned properties, insurance 

coverage of these unoccupied assets is likely to reflect worst case scenarios resulting in increased insurance costs which must be 

underwritten by the state. 

It is essential that the condition assessment be reasonably proximate in time to the transfer, and that measures are taken 

(prescribed, funded and executed) to stabilize the buildings.  It should be noted that the Maryland Department of Health reported 

to the Consultant Team that the agency is preparing to close three more state hospital complexes over the next three years.  In a 

2015 Department of Health Study, the agency stated ǘƘŀǘΥ άǎtrategies to streamline and accelerate the disposal process should be 

exploredέΦ  Consultant Team interviews with Department of Health personnel confirmed the need to improve the transfer process.   

There are large funding gaps in each historic complex studied, which are, to a large extent, a result of physical deterioration of the 

buildings, as at Glenn Dale, Warfield and Tome School, which is caused by decades of neglect, and lack of adequate maintenance 
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and security.  Stewardship and use of state-owned historic properties by all units of the 

State of Maryland government is required by the Maryland Historical Trust Act § 5A-

3263, which grew out of policy from the Board of Public Works.  Like Section 110 of the 

National Historic Preservation Act for federal agencies as well as similar laws in other 

states such as New York, Maryland state agencies are required by the Maryland 

Historical Trust Act section 5A-онсόŀύ о ǘƻ άuse any available historic building under its control to the extent prudent and practicable 

before acquiring, constructing, or leasing a building to carry out its responsibilitiesέ  and to not neglect their historic buildings or 

allow them to fall into decay. 

The Department of General Services staff indicated in interviews with the Consultant Team that it is the responsibility of each agency 

to secure, mothball, and evaluate its historic complexes even when the state Department of General Services is acting as the project 

manager for the agency. Agency budget and funding priorities have not always fully supported maintenance of state-owned 

property.   MHT does give the buildings a high level of protection at the time that they pass out of state ownership, usually by placing 

an historic preservation easement on the property. 

Successful Redevelopment Case Studies 
The Consultant Team identified three successful case studies of historic complexes or campuses outside of Maryland that have been 

preserved or redeveloped which include strategies that may be applied in Maryland.   

¶ Fort Monroe, Hampton, VA 

¶ Liberty at Lorton, Lorton, VA 

¶ Liberty Station, San Diego, CA 

At Fort Monroe, for example, historic properties are being leased rather than sold with an easement by the Commonwealth of 

Virginia in order to protect the historic resources. This enables them to be protected in this National Historic Landmark district on 

both the interior and exterior. The Liberty Station project, especially the uses for the historic buildings, was developed closely with 

the City of San Diego based on market studies. Another alternative to easements, the use of a state memorandum of agreement 

was developed for the Liberty at Lorton, Virginia which provides a design review role for the Virginia State Historic Preservation 

Officer. The agreement was recommended by the developer, Dave Vos of Alexander Company who led the successful 

redevelopment of the National Park Seminary Project in Montgomery County, MD. 

 

 
3 https://mht.maryland.gov/documents/PDF/MHTAct5A325-326.pdf 

άŜƴǎǳǊŜ ǘƘŀǘ ƴƻ ǇǊƻǇŜǊǘȅ ƭƛǎǘŜŘ ƛƴ ƻǊ 

eligible to be listed in the Historic 

Register be allowed to deteriorate 

ǎƛƎƴƛŦƛŎŀƴǘƭȅΦΦΦέ  

https://mht.maryland.gov/documents/PDF/MHTAct5A325-326.pdf
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Table 2: Three Successful Case Studies Outside of Maryland 
Bas ic  In format ion  For t  Mon roe L ibe r ty  a t  Lo r ton L ibe r ty  S ta t ion 

Location  Hampton, Virginia Lorton, Virginia San Diego, CA 

Acres  565 511 550 

#  Buildings   259 total; 169 contributing 263 total; 110 contributing 300 plus; 66 contributing 

Total Building Sq. Ft.  2.2 million sq. ft.  3 million sq. ft. 

Other Assets  Marina and RV Park 
Chamberlain Hotel 
National Monument  

Workhouse Arts Center 
Golf course 
Training area for firefighters 
Prison museum 

High Tech High School 
Nonprofit cluster 
Museums 
Golf course 

Ownership  Single; Commonwealth of 
Virginia 

Fairfax County and The 
Alexander Company and Elm 
Street Development 
 

City of San Diego in partnership 
with Corky McMillin Companies 
under long term lease 

Governance  12 voting member Board of 
Trustees: Senator and Delegate 
in whose district Fort Monroe 
lies, 2 appointed by the City of 
Hampton; 8 appointed by the 
Governor of Virginia. 
National Park Service 
Superintendent for easement 
properties 
Fort Monroe Historic 
Preservation Officer; Fort 
Monroe Programmatic 
Agreement; Fort Monroe 
Historic Preservation Manual 
and Design Guidelines 

An 80-acre Master 
Development was planned for 
The Laurel hill Adaptive Reuse 
Area in partnership with Fairfax 
County Government, Elm Street 
Development Company and 
Alexander Company 

City of San Diego obtained a 
Master Lease agreement in 
1995 and adopted a 
Redevelopment Plan for NTC in 
1997 
City Partnered with Corky 
McMillin Companies Master 
Developer since 1999 who 
retains and sells long term 
leases 
NTC Foundation- Non-profit 
responsible for rehab and 
operation of the Civic Arts and 
Cultural Center at NTC 

Authorizing Legislation  Fort Monroe Authority Act, 
Code of Virginia § 2.2-2336. 

Public Law 101-510 Base 
Closure and Realignment 
Commission Recommendation, 
1993 

Transferred to City of San Diego 
by Navy May 3, 2000 

Historic Designation  National Historic Landmark 
District; National Monument 
(partial) 

Lorton Reformatory listed on 
the National Register of Historic 
Places, February 6, 2006 

National Register of Historic 
Places Historic District 
nominated July 5, 2001 
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FORT MONROE, HAMPTON, VA   

Background and Location  

Fort Monroe is located in Hampton, Virginia, positioned on Old Point 

Comfort, a barrier spit that is situated where Hampton Roads Harbor meets 

the southern end of Chesapeake Bay.  From this 565-acre siteΩs strategic 

position in the harbor, Old Point Comfort lighthouse began welcoming ships 

in 1802. The U.S. Army operated the installation for 192 years, from 1819 

when its construction commenced up until September 15, 2011 when it was 

deactivated and the U.S. Department of the Army began to transfer parcels 

to the Fort Monroe Authority (FMA), a state-charted entity charged with 

the planning and redevelopment of the installation. A portion of the 

property was declared the Fort Monroe National Monument by the 

President in November 2011. 

Buildings and Grounds 

Fort Monroe is a National Historic Landmark with an inventory of 2.2 million square feet in 259 buildings of which 169 are 

contributing structures. Fort Monroe is home to some of the finest military architecture including; Romanesque, Queen Anne, 

Colonial Revival, Gothic Revival, Beaux Arts, Classical Revival, Art Deco, and International styles. The property has dramatic views of 

the Chesapeake Bay, significant open space, coastal defense batteries, and a pentagon-shaped fortification with inner parade 

ground.   

Building conditions generally were good at time of transfer, but some buildings that had not been occupied at time of transfer were 

in fair or poor condition. A cluster of non-historic apartments had to be demolished due to their poor condition and damage from 

storms.   Infrastructure was in fair to good condition but was not built to local municipal standards and could not be transferred to 

local utility providers.    

Redevelopment Status 

Prior to conveyance, the Commonwealth of Virginia funded a master planning program with the FMA in partnership with the City 

ƻŦ IŀƳǇǘƻƴΦ  ¢ƘŜ Ca!Ωǎ ƳŀǎǘŜǊ Ǉƭŀƴ ǿŀǎ ǎƛƎƴŜŘ ōȅ ǘƘŜ DƻǾŜǊƴƻǊ ƛƴ нлмо ŀƴŘ ƛǘ ǇǊƻǾƛŘŜǎ ŀ ŦǊŀƳŜǿƻǊƪ ŦƻǊ ǊŜƘŀōƛƭƛǘŀǘƛƻƴ ŀƴŘ ŀŘŀǇtive 

reuse of historic structures, as well as compatible new development, that is all based upon a business plan leading to financial 

sustainability for the FMA. The City of Hampton incorporated the FMA master plan as a Special Public Interest zoning district within 

ǘƘŜ /ƛǘȅΩǎ /ƻƳǇǊŜƘŜƴǎƛǾŜ tƭŀƴ ŀƴŘ ȊƻƴƛƴƎ ŎƻŘŜΦ Rehabilitation, adaptive reuse, and new construction at Fort Monroe are subject 

to the terms and conditions of a programmatic agreement negotiated and signed in 2009 by the Virginia State Historic Preservation 

Officer, Commonwealth of VA, U.S. Army, Advisory Council on Historic Preservation and National Park Service and over twenty 



21

 

interested parties as part of the Section 106 process under the National Historic Preservation Act. Detailed design guidelines were 

formulated after the programmatic agreement was in place. 

The U.S. Army provided caretaker funding to operate and maintain Fort 

Monroe, and the Commonwealth of Virginia has invested heavily, starting 

with the upfront funding of building and condition assessments, 

planning, building repairs, and selective demolition and continuing with 

appropriations for capital improvements, including the Casemate 

Museum.  Operation and maintenance of infrastructure has been 

contracted out to a private public works entity.   

During Army stewardship, the Chamberlain Hotel had been rehabilitated 

by a local developer as a market-rate senior living complex with 133 units.  

The FMA initiated an interim leasing program prior to transfer and 

ǎǳŎŎŜǎǎŦǳƭƭȅ ƭŜŀǎŜŘ ǘƘŜ ŦƻǊǘΩǎ ƛƴǾentory of residential units which are 

continuing to be leased under a residential leasing program.  This early 

occupancy kept buildings occupied and heated and provided revenue for 

maintenance.   

FMA also initiated a robust program of special events to bring Hampton Roads residents to the installation and attract additional 

ƭŜŀǎƛƴƎ ƛƴǘŜǊŜǎǘΦ [ŜŀǎƛƴƎ ǘƘŜ ŦƻǊǘΩǎ ƻƴŜ Ƴƛƭƭƛƻƴ ǎǉǳŀǊŜ ŦŜŜǘ ƻŦ ŎƻƳƳŜǊŎƛŀƭ ǎǇŀŎŜ Ƙŀǎ ōŜŜƴ ŎƘŀƭƭŜƴƎƛƴƎ ōǳǘ ŦǳƴŎǘƛƻƴŀƭ ǎǇŀŎŜǎ Ƙave 

been leased to a variety of businesses.  The remaining inventory of historic non-residential structures have been offered for adaptive 

reuse for both commercial and residential uses and the FMA is currently in discussions with an experienced private developer to 

negotiate a long-ǘŜǊƳ ƎǊƻǳƴŘ ƭŜŀǎŜΦ  CƻǊǘ aƻƴǊƻŜΩs reuse and redevelopment has also had impact outside the installation.  The 

neighborhood shopping district, Phoebus, that lies just at the other end of the causeway that links Fort Monroe to Hampton has 

undergone significant revitalization with new restaurants and services. 
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LIBERTY (FORMER LORTON PRISION), FAIRFAX COUNTY, VA   

Background and Location  

The District of Columbia Workhouse and Reformatory were 

established in the early 20th century in response to a call from 

President Theodore Roosevelt to create a new kind of correctional 

ŦŀŎƛƭƛǘȅΣ ŀ άǇǊƛǎƻƴ ǿƛǘƘƻǳǘ ǿŀƭƭǎΣέ ǘƘŀǘ ǿƻǳƭŘ ōŜ ŀ ƳƻŘŜƭ ƻŦ ǊŜŦƻǊƳΦ 

Located outside D.C. in Fairfax County, Virginia, the 511-acre 

historic Lorton Prison is listed on the National Register of Historic 

Places and is a Virginia Landmark District.  Conceived during the 

tǊƻƎǊŜǎǎƛǾŜ 9ǊŀΣ ǘƘŜ ŦŀŎƛƭƛǘȅΩǎ Ƴƛǎǎƛƻƴ ǿŀǎ ǘƻ ǊŜŦƻǊƳ ƻŦŦenders by 

putting them to work on the prison farm or teaching prisoners with 

longer sentences a trade that would enable them to become and 

remain productive members of society. Built in a countryside 

setting, the design of the buildings and the campus itself was intended to inspire the prisoners and to be an integral part of the 

rehabilitation process. ¢ƘŜ [ƻǊǘƻƴ ǎƛǘŜ ƛǎ ŀƭǎƻ ƛƳǇƻǊǘŀƴǘ ŦƻǊ ƛǘǎ ŀǎǎƻŎƛŀǘƛƻƴ ǿƛǘƘ ǘƘŜ ǿƻƳŜƴΩǎ ǎǳŦŦǊŀƎŜ ƳƻǾŜƳŜƴǘΥ Lƴ мфмтΣ ǎǳŦŦǊŀƎƛǎǘǎ 

ǿŜǊŜ ƛƳǇǊƛǎƻƴŜŘ ŀǘ ǘƘŜ ŎƻƳǇƭŜȄΩǎ hŎŎƻǉǳŀƴ ²ƻǊƪhouse by D.C. police for picketing the White House.  

Buildings and Grounds 

This property has an inventory of 263 buildings and structures in Colonial Revival, Beaux Arts, and Bungalow/Craftsman styles, of 

which 110 buildings are contributing.  The penitentiary buildings of the 1930s were constructed by the prisoners themselves, using 

brick manufactured at the on-site kiln complex from Occoquan River clay. Since the complex was vacated in 2001, redevelopment 

planning and implementation occurred relatively soon after closure, limiting degradation of historic resources.  The district 

landscape is characterized by rolling topography and open meadows, edged by groves and thickets of trees and shrubs. The open 

land within the center of the district is edged northeast and southwest by the Reformatory and Penitentiary and Workhouse 

complexes.  Substantial residential, recreational, and industrial developments have been initiated or completed along the margins 

or in the vicinity of the district. 

Redevelopment Status 

Fairfax County has an office of Public/Private Partnerships through which the County prepared an initial master plan for the property 

prior to conveyance in 1999 and initiated a nomination to the National Register which was completed in 2006.   A developer was 

engaged in 2008 to complete a master planning update of the property and provide a coordinated development program.  The 
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/ƻǳƴǘȅ ŀƴŘ ŘŜǾŜƭƻǇŜǊ ǳƴŘŜǊǘƻƻƪ ŀƴ ŜƴƎŀƎŜƳŜƴǘ ǇǊƻŎŜǎǎ ōȅ ŜǎǘŀōƭƛǎƘƛƴƎ ŀ tǊƻƧŜŎǘ !ŘǾƛǎƻǊȅ /ƛǘƛȊŜƴΩǎ hǾŜǊǎƛƎƘǘ /ƻƳƳƛǘǘŜŜ ǘƻ Ŝƴǎǳre 

feedback and support.  The master plan sets forth entitlements for 165 apartments, 157 townhouses, 24 single-family homes, and 

up to 100,000 square feet of office and retail spaceΦ  ¢ƘŜ ŘŜǾŜƭƻǇƳŜƴǘ ǘŜŀƳ ōǊŀƴŘŜŘ ǘƘŜ ǇǊƻƧŜŎǘ άLiberty.έ The County entered into 

a long-term ground lease with the developer and contributed approximately $12.8 million to fund infrastructure improvements.    

Historic preservation requirements were implemented through a 

Memorandum of Agreement signed in 2001 by the U.S. General 

Services Administration, the County, the Fairfax County Park 

Authority, Fairfax County Public Schools, the Federation of Lorton 

Communities, the Lorton Heritage Society, the Northern Virginia 

Regional Park Authority, the Virginia Department of Historic 

Resources (Virginia SHPO), and the Advisory Council on Historic 

Preservation. The master plan is reflected in the Fairfax County, 

Virginia Comprehensive Plan.  

To date, the core prison barracks have been adaptively reused to 

provide 165 apartments that are fully leased (see photos of Liberty 

Crest Apartments below), 83 new for-sale townhouses and 24 

single-family homes that are reported to have had strong sales.  

Phase II commenced construction in 2018 and will provide 

approximately 60,000 square feet of retail/commercial and 74 

additional for-sale townhouses.   


